
 

   

 

East Durham Neighborhood Plan 
 

 
Prepared by: 

Augustus Anderson 
Megan Cogburn  

Nick Scheuer 
Ryan Winterberg-Lipp 

Leadership Council Neighborhood Contact: Kim Sage 
Spring 2009 



 

 2 

Table of Contents 

Part I: Contextual & Background Data……………………………………………………………………………3 

History…………………………………………………………………………………………………………………3 

Geographic Boundaries of Neighborhood……………………………………………………………3 

Zoning & Land Use……………………………………………………………………………………………….4 

Demographics (Census 1990 & 2000)…………………………………………………………………..7 

Crime…………………………………………………………………………………………………………………10 

Housing & Commercial Building Stock……………………………………………………………….13 

Economic Status………………………………………………………………………………………………..15 

Transportation…………………………………………………………………………………………………..16 

Part II: Analysis of Priority Issues…………………………………………………………………………………..18 

 Neighborhood Issues…………………………………………………………………………………………18 

 Neighborhood Assets………………………………………………………………………………………..20 

 Short-Term Priorities…………………………………………………………………………………………23 

 Long-Term Priorities………………………………………………………………………………………….26 

 Priority Matrix……………………………………………………………………………………………………29 

Part III: Implementation Plan………………………………………………………………………………………..30 

           



 

 3 

 

 

 

Neighborhood History 

The East Durham community is rooted in the history of Durham and its tobacco and mill industries. As these indus-

tries began to boom in Durham in the late nineteenth century, so did the demand for labor and housing (Historic 

Preservation Society of Durham, 2003). As an outgrowth of this demand, many neighborhoods were constructed 

around the tobacco and mill industries, East Durham being one such community. In the mid-1880s, Julian S. Carr 

built the first textile mill in East Durham, the Durham Cotton Manufacturing Company located on Pettigrew Street 

(Historic Preservation Society of Durham, 2003).  Soon thereafter, the Durham Bobbin and Shuttle Mill was con-

structed, followed by other industries like the Golden Belt Manufacturing Company, Durham Hosiery Mill, Durham 

Fertilizer Company, and the Chatham and W.C. Carrington Lumber Companies (Historic Preservation Society of 

Durham, 2003).  

As these industries developed and grew in East Durham, the Historic Preservation Society of Durham noted “the 

original mill village built to house workers for Durham cotton grew into a much larger working class community of 

homes and businesses” (2003).  At the turn of the century, East Durham became a more accessible neighborhood 

for workers in the downtown area as trolley service was extended out to Holloway and Main Streets, and as far as 

Driver Avenue. With the extension of the trolley service, the large tracts of land owned by speculators were subdi-

vided and sold to individual homeowners or developed as rental housing for mill workers (Historic Preservation 

Society of Durham, 2003). By the 1950s, most lots in the neighborhood had been developed. As a result, the resi-

dential character of East Durham is defined by the styles of homes prevalent between 1880 and 1950, including 

Queen Anne, Folk Victorian, Craftsman, Foursquare, and Tudor-style houses, as well as the Post-War cottage 

(Historic Preservation Society of Durham, 2003). Because of the historic character and architectural features of the 

neighborhood, East Durham was named a National Historic District in 2004.  

 

Geographic Boundaries of Neighborhood 

The East Durham Historic District is located within the larger East Durham neighborhood in the southeast section 

of the city, one and one-quarter miles from the urban center. According to the National Historic Register, the offi-

cial Historic District is roughly rectangular in shape, bounded by the Southern Railway tracks to the south, North 

Guthrie Avenue to the east, Holloway Street to the north, and Hyde Park Avenue and South Plum Street to the 

west. At over 3.5 square miles, East Durham is one of the largest neighborhoods in Northeast Central Durham. For 

the purpose of the East Durham Neighborhood Revitalization Plan, the National Historic District boundary was 

used except South Briggs Avenue was included as the eastern boundary of the neighborhood for continuity from 

Pettigrew Street (See Figure 1). These boundaries were verified with neighborhood contacts to ensure that they 

Part I: Contextual & Background Data 
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aligned with community perceptions.    

 

Zoning and Land Use 

Zoning within East Durham is diverse, 

ranging from a mixture of industrial, 

commercial, and residential (see Figure 

2). These zoning districts are roughly 

stratified from the north to the south of 

the neighborhood, with the vast major-

ity of the neighborhood’s industrial and 

commercial uses concentrated in the 

south. The southernmost section of the 

neighborhood along the rail line is 

zoned Light Industrial, a category estab-

lished to provide for a wide range of 

light manufacturing, warehousing, and 

wholesaling activities, along with offices 

and support services (City of Durham 

Zoning Ordinance, Section 4E.4). Three 

industrially zoned blocks run along the 

southern boundary on Pettigrew Street 

along with an isolated block at the cor-

ner of South Maple and East Main Streets, a TROSA (Triangle Residential Options for Substance Abusers, Inc.) 

warehouse and employment facility. Continuing north, the zoning transitions into General Office and Industrial and 

Neighborhood Commercial districts. These districts are intended to support employment and community use, pro-

vide commercial centers in close proximity to residential areas, and to satisfy the needs of the surrounding 

neighborhood, respectfully (City of Durham Zoning Ordinance, Section 4C.2 and 4D.1). This roughly one to two 

block band of office, industrial, and commercial zoning buffers the intense industrial zoning along the railroad from 

the residentially zoned areas that encompass the vast majority of East Durham’s land mass. Two small sections of 

Neighborhood Commercial in the uppermost east and west corners of the neighborhood are the only exceptions. 

The seven-parcel section in East Durham’s northeast corner overlaps with the Wellons Village neighborhood.     

Roughly four-fifths of the total land area in East Durham is zoned as various types of residential—Single Family, 

High Density Multifamily, and Medium Density Multifamily. The largest residential category, Single Family Residen-

Figure 1: East Durham Neighborhood Boundaries 
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tial, provides a mix of single-family detached dwellings, two family attached dwellings, and three family attached 

(triplex) dwellings (City of Durham Zoning Ordinance, Section 4A.7).Both multifamily districts are scattered 

throughout the rest of the neighborhood in small parcel-wide areas. The large High Density Multifamily parcel at 

107 South Driver is the vacant former Y.E. Smith School.            

East Durham has historically contained a mix of residential and commercial uses. As seen in the land use distribu-

tion map, the same is true today (see Figure 3). With land uses that range from residential to commercial, retail, 

institutional, and industrial, East Durham supports a variety of institutions and private residences. 

While the neighborhood has many different components, the most dominant feature is residential, single-family 

homes. East Durham contains a total of 921 parcels; 720 (or 78 percent) are residential parcels. From the 709 resi-

dential parcels, 557 (or 79 percent) are single-family homes. 147 duplexes, 11 triplexes, and 5 multifamily buildings 

account for the remaining residential parcels.  

Figure 2: East Durham Zoning Classification 
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Though the area is vastly residential, it does have a clearly defined Neighborhood Business District, comprised of 

59 commercially designated parcels, located on the perpendicular streets of the 2100 block of Angier Avenue and 

the 300 block of South Driver Street. These businesses include several barbershops, storefront churches, the An-

gier Avenue Baptist Church, several restaurants, a trophy shop, and two auto repair shops. Overall, the survey area 

currently lacks a neighborhood grocery 

store or other establishment where resi-

dents could purchase quality foods. The 

M&M Mini Mart and the Buy Quick Food 

Marts are the area’s only food retail es-

tablishment with the closing of the At-

lantic Food Mart and nearby deli. With 

retail and services limited to those dis-

cussed above, the commercial core lacks 

businesses that would serve the 

neighborhood’s needs.   

Beyond the Angier-Driver intersection, 

there are several home-based child care 

businesses located in the residential ar-

eas of the neighborhood. These estab-

lishments were advertised by simple 

yard signs in otherwise single family 

homes. There are also two small stores 

in the northeast corner of the neighbor-

hood in the overlap with Wellons Village.     

There are several industrial companies 

located within the area. These industries 

are geographically concentrated in the southernmost part of the neighborhood. A few examples of industries 

found in this area include: Garland Woodcroft, a millwork and woodworking company specializing in wholesale 

residential products; IMFSI, a machine shop specializing in flame sprayers; and IC Industries, a non-profit employer 

of the blind that was founded during the Great Depression. Along with the auto salvage shops located in the south-

east section of the study area, East Durham produces a variety of industrial products from military supplies to 

woodwork.    

 

Figure 3: East Durham Land Use Classification 
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Demographics 

Demographic analysis of the East Durham neighborhood using U.S. Census data presents challenges of both accu-

racy and consistency. In terms of the geographies that comprise the neighborhood, Figure 5 illustrates the four 

2000 Census Blocks Groups from two separate Census Tracts that are partially contained within the larger East 

Durham neighborhood—Census Tract 10.01, Block Groups 1, 2, and 3 and Census Tract 10.02, Block Group 3. This 

fragmented geography has the potential to generate inaccurate Census figures, as the block group areas outside of 

the East Durham neighborhood exhibit different patterns in land use, density, and public housing presence. The 

Census Block Groups that comprised East Durham for the 1990 Census changed in 2000. The entire East Durham 

neighborhood was covered by five partial block groups from two different Census tracts in 1990—Census Tract 

10.01, Block Groups 1, 2, 3, and 4, and Census Tract 10.02, Block Group 3—generating a far more questionable ag-

gregated dataset. The area of these five block groups not contained within East Durham far exceeds the area 

within the neighborhood boundaries, capturing potentially unsuitable demographic data. Beyond both the 1990 

and 2000 Census’ extraneous geographies, the inconsistent Census Block Group boundaries make a comparative 

data analysis over time difficult and potentially inconclusive. 

Comparing 1990 and 2000 Census data aggregated across the relative block groups illustrates that over the ten-

year period, the total population of East Durham increased by 11 percent. More specifically, the population of 

whites decreased by roughly 40 percent, while the African American population increased by over 13 percent. (see 

Figure 4). According to Census data specifically regarding the Hispanic and Latino populations, a mere 0.5 percent 

Figure 4: East Durham Demographics 

Demographic Infor-

mation 

East Dur-

ham 1990 

East Dur-

ham 

2000 

% Change 

1990-2000 

Northeast 

Central 

Durham 

2000 

% of NECD 
City of Dur-

ham 2000 

% of Dur-

ham 

Population 5,190 5,765 11.08% 24,848 100.00%  187,035 100.00%  

Race/Ethnicity               

Black 1,387 833 -39.94% 18,035 72.58% 81,937 43.81% 

Hispanic 3,732 4,231 13.37% 4,279 17.22% 16,012 8.56% 

Asian 8 3 -62.50% 47 0.19% 6,815 3.64% 

White 23 29 26.09% 3,694 14.87% 85,126 45.51% 

American Indian/

Native American 40 669 
1572.50% 107 0.43% 575 0.31% 

Age               

0-19 1,699 2,147 26.37% 8,533 34.34% 49,742 26.60% 

20 to 34 1,263 1,409 11.56% 6,865 27.63% 57,041 30.50% 

35 to 54 1,148 1,465 27.61% 6,299 25.35% 51,125 27.33% 

55 to 64 367 337 -8.17% 1,330 5.35% 11,712 6.26% 

Over 65 685 407 -40.58% 728 2.93% 17,415 9.31% 

Source: US Census Bureau, Census 1990 and 2000, SF1 
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of East Durham residents reported being Hispanic or Latino in 1990.  In 2000, this percentage jumped to 15 per-

cent, a 2900 percent increase, indicating that Hispanic and Latino residents are playing a much larger role in East 

Durham.    

In terms of age trends, East Durham saw a shift in the age distribution from 1990 to 2000. The number of residents 

in the 0-19 age bracket increased over 26 percent, with residents ages 20-34 and 35-54 increasing almost 12 and 

28 percents, respectfully. While these three categories saw population increases, the 55-64 and Over 65 age brack-

ets both saw decreases; the Over 65 category notably decreased over 40 percent from 1990 to 2000. This shifting 

distribution indicates a much younger East Durham population with an increased group of middle-aged residents. 

Regarding trends in familial characteristics, East Durham saw a 24 percent increase in married couples from 1990 

to 2000. Single residents increased 4 percent during this same period (U.S. Census). Also, families with children in-

creased 73 percent from 1990 to 2000, while families without children decreased 34 percent, supporting the 

demographic shift towards an overall younger population seen previously.       
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Figure 5: East Durham 2000 Census Block Groups 
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Crime 

Crime is often the most publicized issue facing East Durham. Using crime data collected by the City of Durham Po-

lice Department, the following analysis draws upon statistics recorded within a half-mile radius of the intersection 

of North Driver Street and East Main Street. This intersection is roughly in the center of the East Durham, but due 

to the rectangular shape of the neighborhood, these data points encompass areas outside of the neighborhood 

boundaries to the east and west. Some of the highest concentrations of crime incidents occurred outside the East 

Durham boundary, potentially lending an inaccurate analysis. According to the statistics from the Durham Police 

Department, in 2008 there were a total of 497 Part-One incidents of crime in the East Durham neighborhood. Part-

One criminal offenses are the most serious categories of crimes including aggravated assault, forcible rape, homi-

cide, larceny, motor vehicle theft, and robbery. In 2008, there were 108 incidents of assault, 162 incidences of bur-

glary, 2 incidences of homicide, 170 incidents of larceny, 26 incidents of motor vehicle theft, 4 incidents of rape, 

and 25 incidents of robbery. It is important to note that all of these homicides and rapes occurred outside the East 

Durham neighborhood boundaries. Of all 495 incidents of crime in the year 2008, 10 percent of these crimes were 

gun related. Of these crimes, 29 percent of assaults and 72 percent of robberies were gun related.  

The 495 Part-One criminal offenses in 2008 increased from the 477 incidents reported in 2007, though gun related 

crimes maintained the same ten percent from 2007 to 2008. While these figures indicate an increase in crime in all 

categories except for larceny, the local media reported a decrease in crime attributed to Operation Bull’s Eye, an 

effort to reduce crime in Northeast Central Durham by the City’s police department. These conflicting reports 

could be attributed to the absolute buffer distance used to analyze crime data and the inconsistent concentrations 

within it.   

Figure 6 illustrates the overall distribution of these crime incidents across East Durham. Based upon 2007-2008 

statistics from the Durham Police Department, the hot spots (or highest density) of criminal activity in the East 

Durham neighborhood are the 1800 block of Taylor Street between Cherry Grove and North Driver Street, the 

2100 block of Angier Avenue and Salem Street, and the 200 block of North Guthrie Street (see Figure 7).  

According to the statistics discussed above, criminal presence remains an issue in East Durham, but the commonly 

held perceptions regarding crime largely misrepresent resident concerns. Though assaults, burglaries, and larce-

nies did occur within the neighborhood, the majority of robberies and all murders and rapes occurred outside the 

East Durham boundary. 
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Figure 6: Incidents of Crime in East Durham 
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Figure 7: Crime Hot Spots in East Durham 
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Housing and Commercial Building Stock 

As discussed previously, East Durham contains 720, or 78 percent, residential parcels. From these 709 residential 

parcels, 557 (or 79 percent) are single-family homes. 147 duplexes, 11 triplexes, and 5 multifamily buildings ac-

count for the remaining residential parcels. East Durham also contains 50 commercial units according to 2000 Cen-

sus Data (U.S. Census Bureau, 2000).   

15 percent of residential parcel owners within the East Durham neighborhood boundary are non-local (see Figure 

8). Half of the non-local owners live in other parts of North Carolina, while the remaining owners live in other 

states such as California, Maryland, New York, Texas, and Virginia. According to the 2000 Census, over 72 percent 

of homes within the four Block Groups within East Durham are renter-occupied compared with 52 percent for the 

city of Durham overall (U.S. Census Bureau, 2000). 

Vacant lots and properties are also 

a common sight in East Durham.  

Figure 9 illustrates vacant parcels 

and properties in the neighbor-

hood, with the vast majority con-

centrated in the southern commer-

cial section. 2000 Census data indi-

cated that the four block groups 

that comprise East Durham con-

tained 95 vacant lots. As this num-

ber is almost ten years old, the 

number of vacant lots has un-

doubtedly increased. One potential 

cause for these vacant lots could 

be the actions of the City of Dur-

ham Neighborhood Improvement 

Services Department, which has 

been actively demolishing houses 

in order to “stabilize deteriorating 

neighborhoods and improve 

neighborhood conditions and liv-

ability” (Neighborhood Improve-

ment Services Department, 2008). 

Figure 8:  East Durham Local & Non-Local Owners 
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From June 2005 to November 2008, the Department demolished approximately 43 houses in the focus area 

(2008). While it is beneficial that the City is taking an active role in neighborhood revitalization, opponents of the 

City’s urban renewal-like actions claim the City should take more of a historic preservationist approach, in that the 

houses ought to be rehabilitated and viewed as a potential source of improvement in revitalizing the neighbor-

hood (G.K., 2007). 

Vacant or abandoned houses are also prevalent in East Durham. 2000 Census data for the four Block Groups that 

comprise East Durham indicated a 10 percent residential vacancy rate. Many homes appear neglected, with most 

of the windows and doors boarded up and with unkempt yards. On almost every street, two or three houses are 

“For Sale” or are in disrepair. For example, at the time of a field survey in early 2009, a house on Ashe Street was 

burned and missing its windows 

and doors. Another home on 

Plum Street and Morning Glory 

Avenue was boarded with over-

grown weeds and trash filling the 

yard. Another burned house in 

the neighborhood had a board 

across the front, spray-painted 

with the words, “4 Sale. Please 

keep out. House is empty. All the 

appliances and AC unit are 

gone.” Houses in this state are 

widespread in this neighborhood 

and represent a greater commu-

nity concern.  

As discussed previously, East 

Durham’s rich history has re-

sulted in a variety of housing 

styles, types, and architectural 

styles. Figure 10 illustrates the 

age of homes in the four Block 

Groups that compose East Dur-

ham. Over 20 percent of these 

houses were constructed prior to 

Figure 9:  East Durham Vacant Parcels 
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1939, a clear indication of the neighborhood’s history and colloquial architectural character. East Durham saw an 

increase in housing construction from 1950 to 1969 and again from 1990 to 2000. Census data also indicated that 

homes in the corresponding Block Groups had 4.4 median number of rooms  in 2000 (U.S. Census Bureau).  

In terms of the tenure of residents who reside in the four Block Groups that composed East Durham in 2000 and 

the five Block Groups in 1990, Figure 10 indicates high resident turnover. Renters have turnover rates vastly higher 

than those of homeowners (U.S. Census). As mentioned previously, with a 72 percent renter occupancy and high 

tenant turnover, neighborhood stability is a concern (U.S. Census).   

 

Economic Status 

From Census data for the four Block Groups that comprised East Durham in 2000 and the five Block Groups in 

1990, the number of employed residents increased 3.4 percent from 1990 to 2000. Median household income saw 

an increase of 14.8 percent from during the same period using 2000-adjusted dollars. The number of East Durham 

families living in poverty, however, increased sharply during the ten-year period by 28.2 percent. Individuals living 

below the poverty line similarly increased at a rate of 11.8 percent. While the percent of individuals with a high 

Housing 
East Dur-

ham 1990 

East Dur-

ham 2000 

% Change 

1990-2000 

Northeast 

Central Dur-

ham 

% of 

NECD 

City of 

Durham 

% of Dur-

ham 

Total Households 1,986 1,928 -2.92% 8,492 100.00% 74,981 100.00% 

Household Size 3.19 2.97 -6.90% 2.7 -  2.4 -  

Single Headed 

Householder 
1,286 1,276 -0.78% 2,391 28.16% 11,954 15.94% 

Non-family House-

holds 
135 138 2.22% 1,933 22.76% 31,423 41.91% 

Housing Units 2,236 2,149 -3.89% 9,458 100.00%  80,797 100.00%  

Occupancy Status              

Occupied Units 1,986 1,928 -2.92% 8,492 89.79% 74,981 92.80% 

Vacant Units 250 221 -11.60% 966 10.21% 5,816 7.20% 

Tenure Status              

Owner Occupied 

Units 
616 536 -12.99% 2,141 25.21% 36,645 48.87% 

Renter Occupied 

Units 
1,370 1,392 1.61% 6,351 74.79% 38,336 51.13% 

Figure 10:  Housing Statistics in East Durham 

Source: US Census Bureau, Census 1990 and 2000, SF1 
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school degree or higher increased over 18 percent from 1990 to 2000, the percent of residents with a bachelor’s 

degree of higher decreased almost 37 percent (U.S. Census).     

 

Regarding the top employment industries for East Durham residents, the top five employment industries were ser-

vice occupations; technical, sales, and administrative occupations; operators, fabricators, and laborers; craft and 

repair occupations; and managerial and professional specialty occupations (see Figure 12). Technical, sales, and 

administrative and managerial and professional specialty occupations increased the most from 1990 to 2000 at 81 

and 79 percent, respectfully. Occupations related to industry and labor increased the least during the ten-year pe-

riod at 34 percent. The Census employment categories specificity increased from 1990 to 2000, however, poten-

tially affecting the comparability between 

these two periods. With an overall increase 

in employment at only 3 percent during the 

ten-year period, job losses—perhaps due to 

a categorical reorganization—in the preci-

sion production occupation may obscure 

the results.   

 

Transportation 

As discussed previously, East Durham resi-

dents have a range of transportation op-

tions at their disposal. With four Durham 

Figure 11:  East Durham Economic Status 1990-2000 

 

Economic Status 

East Durham 

1990 

East Dur-

ham 2000 

% Change 

1990-2000 

Northeast Cen-

tral Durham 

City of Dur-

ham 

Employed (of the popula-
tion over 16) 

2,130 2,202 3.38%  5,706 100,438 

Median household income 21,498 $24,689 14.84%  $20,004 41,160 

Families below poverty 
level 

577 740 28.25% 1,069  5,010 

Individuals below poverty 
level 

1,800 2,013 11.83% 14,698  26,605 

Percent high school gradu-
ate or higher 

50.10% 59.30% 18.36% 
56.40% 

  
- 
  

Percent bachelor's degree 
or higher 

7.89% 5.00% -36.63%  12.30% - 

Source: US Census Bureau, Census 1990 and 2000, SF3  

 

 Employment Sectors 1990 2000 
% 

Change 

Total Employment 2130 2202 3.38% 

Service Occupations; Service Occupations; except 

protective and household 
469 675 43.92% 

Technical; Sales; and Administrative Support Occu-

pations; Sales Occupations 
316 572 81.01% 

Operators; Fabricators; and Laborers; Machine 

Operators; Assemblers; and Inspectors 
295 396 34.24% 

Precision production; craft; and repair occupations 268 N/A -  

Managerial and professional specialty occupations; 

Professional specialty occupations 
160 286 78.75% 

Figure 12:  East Durham Top 5 Employment Sectors 

Source: US Census Bureau, Census 1990 and 2000, SF3  
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Area Transit Authority bus routes—the 2, 3, 13, and 16 busses—mass transit lines cross the neighborhood in four 

east-to-west paths. Routes 13 and 16 run every hour while 2 and 3 run every half hour. Though a large interior sec-

tion of East Durham is not served by DATA, these lines run into downtown Durham and throughout Northeast Cen-

tral Durham. There are roughly 27 bus stops in East Durham but only one covered shelter. A cursory analysis indi-

cated that there are roughly 55 bus stops within a quarter of a mile from the East Durham neighborhood boundary 

including the transit stops within the neighborhood itself.   

In terms of East Durham residents’ accessibility, 78 percent of whites had access to a car in 2000, an increase of 15 

percent from 1990. African-Americans’ access to a car decreased, however, over the same period from 64 percent 

in 1990 to 58 percent in 2000 (U.S. Census). Regarding transportation patterns, almost 45 percent of East Durham 

residents reported driving alone to work in 2000, while over 34 percent carpooled. Though East Durham is served 

by four DATA bus routes, only 13.7 percent of residents responded that they take public transportation to work.  

Through a comparison of these results to larger Northeast Central Durham, East Durham residents carpool and 

take public transportation more often than residents in the larger area. Notably, less than 4 percent of Northeast 

Central Durham residents take public transportation to work. East Durham is within a half mile of two entrances to 

Highway 147 at both South Briggs Avenue and South Alston Avenue. Two points of entrance to US-70 are also 

within three-quarters of a mile from the easternmost neighborhood boundary. 
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To determine East Durham’s issues, assets, and resulting priorities, a number of data collection methods were 

used. Primarily, data was collected through extensive field research that included personal interviews, phone con-

versations, public meetings, neighborhood reconnaissance, and participation in neighborhood events like commu-

nity meetings and clean-ups. After gathering data from our field studies, we then did further research to find pri-

mary or secondary sources to support the information we received during our field research. These sources in-

clude newspaper articles, crime statistics from the Durham Police Department, City documents retrieved from 

their website, and data from the U.S. Census Bureau. 

The public input process has been an essential element to determining the neighborhood’s issues, assets, and pri-

orities. Through the interviews and conversations we have had with a number of neighborhood residents and busi-

ness owners, were we able to identify the issues and assets in East Durham. To be discussed in further detail in the 

next section, our public meeting, Celebrate East Durham!, allowed us to gather the most community input from 

the widest range of stakeholders. Assets, opportunities, and challenges were further refined during Celebrate East 

Durham! and a clear portrait of the neighborhood’s future was developed. The information we have collected thus 

far throughout the public input process and outside research has informed our decision to include the following 

priority issues in the East Durham Neighborhood Revitalization Plan. 

 

Neighborhood Issues 

Crime 

Crime is often the most publicized issue facing East Durham. As discussed previously, while East Durham has seen 

its share of crime, the most serious offenses occur outside its boundaries and crime is decreasing overall. The de-

crease in crime incidences can be attributed to Operation Bull’s Eye, an effort to reduce crime in Northeast Central 

Durham by the City’s police department. The Durham Police Department identified a two-mile target area, based 

on the number of gunshots fired, where Durham police conducted extra patrols and operations. An article in the 

Herald Sun reported that since Operation Bull’s Eye started, violent crime fell 28 percent compared with the previ-

ous twelve months (Upchurch, 2008). In addition to violent crime, the article reported that prostitution complaints 

from the public in the area dropped from 189 to 109, a 42.3 percent decline; and drug calls fell 8.5 percent, from 

878 to 803. 

Though criminal activity is a concern in East Durham, both Kim Sage and David Archer of Jubilee Restorations indi-

cated that the extent of the issue is largely perceptional. Ms. Sage described commonly hearing gunshots at night 

in the mid-to-late 1990s, but recounted that the sense of danger is no longer a reality. Mr. Archer stated that he 

Part II: Analysis of Priority Issues 



 

 19 

has never once felt unsafe in the neighborhood and despite its negative per-

ception, East Durham has been a wonderful place to own a home and start a 

family. According to the statistics discussed above, criminal presence re-

mains an issue in East Durham, but the commonly held perceptions regard-

ing crime largely misrepresent resident concerns.    

 

Nutrition 

With Angier-Driver’s vacant deli and Atlantic Food Market, the commercial core represents the larger issue of in-

sufficient food resources that plagues many inner-city neighborhoods. With a paltry two convenience stores lo-

cated in the study area, East Durham residents are forced to travel outside the neighborhood for healthy and af-

fordable food items. Residents without access to transportation have inadequate grocery options in that they are 

limited to the stock of convenience store packaged foods. Andrew’s Kountry Kitchen and Stella’s Catering, the two 

restaurants located in the commercial core, are insufficient sources of nutritious food in East Durham. Joseph 

Bushfan’s investment in a café and grocery store will increase East Durham’s options and hopefully encourage 

other food retailers and restaurants to locate in the neighborhood.      

 

Housing Stock 

The issue of insufficient or low quality housing stock encompasses several interrelated concerns regarding residen-

tial units in East Durham. Interviews with Kim Sage and Aidil Collins, as well as several recent homeowners in the 

neighborhood, highlighted these concerns and brought them to the forefront of the Neighborhood Revitalization 

Plan. 

Abandoned and vacant housing units are scattered throughout East Durham. Stakeholders indicated that these 

often boarded and unkempt properties are a blight upon the neighborhood. Field surveys in early 2009 indicated 

numerous fire-damaged properties and others that were potentially supporting criminal activity. Related to vacant 

housing is the issue of absentee homeowners who do not maintain their homes on a day-to-day basis. While most 

of the parcels in the neighborhood are locally owned, 15 percent of the homes are owned by non-local owners 

who are not necessarily focused on the problems and issues facing the neighborhood. As discussed previously, 

with an over 72 percent renter-occupancy, such a high percentage of renter-occupied housing results in a largely 

transient residential population, making lasting community ties a challenge.   

 

Commercial Viability 

Disinvestment along the Angier-Driver intersection and commercial core is a major issue that includes several in-

terrelated concerns gleaned from interviews with Kim Sage and Samuel Jenkins. Ms. Sage expressed that she sees 

Image 1: The M & M Minimart. 
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the revitalization of the commercial core as the key to East Durham’s future.   

East Durham exhibits a lack of wealth and resources. The area was once the site of the East Durham Manufacturing 

Company and various retail and commercial options, but now the neighborhood no longer has such resources.  

While the South Driver block of the neighborhood business district is somewhat lively, the overwhelming majority 

of stores and businesses in the area are closed, and the neighborhood does not have many financial or commercial 

resources on which to depend. During a field survey in early 2009, only five of the twenty-two storefronts ap-

peared to be occupied. While several new businesses are planned to open soon, a fire in March 2009 at the former 

Atlantic Food Market underscores the detriment these vacant businesses have upon the entire commercial district.   

Business owner Samuel Jenkins recounted the degradation of the 

Angier-Driver commercial district as a relatively quick happening.  

Up until the late 1990’s, businesses successfully operated in this 

commercial core. A full spectrum of businesses operated during 

this time including restaurants, cleaners, banks and a post office.  

Wachovia bank was first to withdraw from the community and 

subsequent divestment followed. Pillars of this businesses district 

like the post office and pharmacy left shortly after Wachovia. The lack of community support, parking, and safety 

has kept other business from successfully operating in this district. What was once a vibrant commercial core has 

become a representation of the many issues that plague this area . 

The vacant commercial core drastically affects larger community perceptions regarding East Durham’s viability. As 

Kim Sage recounted, the Angier-Driver intersection serves as the southern gateway to the neighborhood and is the 

image that sets the tone for the entire area. With an overall perception of disinvestment and decline, residential 

vitality and growth suffer. Though issues of housing stock and commercial vitality are treated separately, they are 

intricately related in the overall health of the neighborhood. Businesses, therefore, can help facilitate the growth 

of a dynamic neighborhood by filling vacant storefronts, bringing retail options into the neighborhood, and creat-

ing entrepreneurial role models. 

 

Neighborhood Assets 

National Historic District Status 

While East Durham faces the constraining forces of the issues discussed above, it is also rich with both physical and 

social assets. One such asset is that the neighborhood is a National Historic District. Preservation Durham hopes to 

educate the residents of the East Durham Historic District about the unique architecture and history of the area 

and to encourage revitalization and renovation projects within the neighborhood. In addition, the organization 

Image 2: The Business District at Angier and Driver 
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plans on “join*ing+ forces with banks, corporations, and government agencies to develop a multifaceted approach 

to revitalizing East Durham” (Preservation Durham, 2008). As a nationally registered Historic District, properties in 

the neighborhood are eligible for state and federal Historic Rehabilitation Tax Credits to spark reinvestment. These 

efforts could have an important positive effect upon both residential and commercial aspects in the neighborhood. 

With Preservation Durham’s infusion of outside resources, East Durham will be able to capitalize on its strong his-

torical fabric and stock of durable structures.  

 

Location 

East Durham’s proximity to downtown Durham is an incredible asset. Less than two miles from the city center and 

its cultural, entertainment, and commercial assets, East Durham is a natural extension of Downtown Durham’s re-

vitalization. Main and Pettigrew Streets lead directly into the downtown, physical connections that tie the two dis-

tricts together. East Durham also serves as a southern gateway to larger Northeast Central Durham and provides 

easy access to other main thoroughfares.      

 

Commercial Diversity 

Beyond physical proximity, East Durham’s Angier-Driver commercial district is an opportunity for a synergistic part-

nership with downtown businesses and commercial districts throughout Northeast Central Durham. The Angier-

Driver intersection has the potential to serve as a revitalizing catalyst for the rest of East Durham and an anchor of 

neighborhood wealth and employment. The commercial district has played an important role throughout the 

neighborhood’s history with its historic facades and walkable scale. Though it is a currently under-utilized asset, 

the commercial district is one of East Durham’s defining features.    

 

Community Bond and Dedication 

In addition to potential benefits from outside resources, East Durham also has many internal assets. For example, 

community residents already have a vested interest in improving the quality of life in the neighborhood. This is evi-

dent by the number of resident-led organizations already in the area such as Uplift East Durham, East Durham 

Business Association, and Partners Against Crime (PAC 1) who organize a variety of community events like the An-

nual Open Home Tour, kickball tournaments, National Night Out, neighborhood picnics, and monthly neighbor-

hood meetings (Uplift East Durham, 2008). Beyond strengthening community ties, Uplift East Durham is poised to 

make long-term impacts in the neighborhood through increased homeownership. Through the work of Uplift East 

Durham, we met several future homeowners. While these potential residents could both be internal or external, 

they will play an important role in the neighborhood’s future vitality. Their energy and enthusiasm is characteristic 

of East Durham resident’s dedication and pride in their neighborhood. 

 

http://www.preservationdurham.org
http://uplifteastdurham.wordpress.com/
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Historic Housing Stock 

East Durham’s significant stock of historic homes is an additional key asset. With 

styles than range from Victorian to original mill cottages, the neighborhood pro-

vides a range of styles and sizes of homes at various price points. With irreplace-

able charm and quality, these homes are a key redevelopment opportunity. Preser-

vation Durham advertises homes that are available for purchase in East Durham 

and is able to assist with purchasing and applying for rehabilitation tax credits. 

Stemming from the era in which these historic homes were constructed, neighborhood residents overwhelmingly 

indicated that the East Durham is a walkable neighborhood both internally and externally. With a dense tree can-

opy and some presence of sidewalks, East Durham is connected to the rest of Northeast Central Durham.             

 

Religious Institutions 

Another asset in this community is the number of churches and religious organizations located in the neighbor-

hood. Churches are a dominant feature in the area and comprise 10 percent of the commercial parcels in the dis-

trict. These churches not only provide services and information, but encourage interaction and idea-sharing 

amongst residents. Religious institutions like the Angier Avenue Baptist Church are in a central position to be key 

actors in the revitalization of the neighborhood. Their connections and influence could prove to be a major asset 

to the community. 

 

The Holton Career and Resource Center 

As mentioned previously, East Durham is also home to the currently under-renovation Holton Career and Resource 

Center. The former Holton Middle School will be transformed into a multi-purpose facility to serve the various 

needs of Northeast Central Durham residents and the community at large. The facility will feature a 2,600 square 

foot Wellness Center operated by the Duke University Health System in partnership with the Lincoln Community 

Health Center. Vocational programs like carpentry, electrical and HVAC, computer engineering technologies, busi-

ness management, and criminal justice will be conducted by Durham Public Schools. The City of Durham’s Depart-

ment of Parks and Recreation will provide recreational programs, an auditorium, and outdoor playing fields. The 

$16.7 million renovation is expected to be completed in early fall 2009 

(City of Durham Latest News, 2008). While interviews and stakeholder 

input did not include much mention of the future Holton Center, it will 

be an incredible asset to Northeast Central Durham upon its comple-

tion.       

 

Following a thorough analysis of neighborhood issues and assets, ex-

Image 3: An Historic Home 

Image 4: The Holton School during renovation 

http://www.durhamnc.gov/news/NewsDisplay.cfm?vNewsID=1559
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tensive data analysis and field surveys, and interaction with key stakeholders, the following primary neighborhood 

priorities emerged. They can be organized as either short-term or long-term. While only the first three long-term 

and short-term priorities will be described, a complete issues matrix will conclude the section (see Figure 13), de-

tailing the range of priorities that were identified during the research and input process.  

 

Short-Term Priorities 

Short-Term Priority 1: Angier-Driver Streetscaping 

The City of Durham’s streetscape design program for five targeted 

neighborhood commercial areas includes an extensive redesign of the An-

gier-Driver intersection in East Durham. The program is intended to 

“enhance the design and visual appeal… to promote economic develop-

ment” (City of Durham Office of Workforce and Economic Development, 

2008). 

The Angier-Driver streetscape plan, presented in September 2008, has the potential to serve as a catalyst for com-

mercial development and greater neighborhood revitalization in East Durham. The plan includes infrastructure 

modifications like street resurfacing, drainage improvements, and undergrounding of overhead utilities along with 

aesthetic improvements like decorative sidewalk paving materials, historical-style street lights, mast-arm traffic 

signals, street trees, and landscaping. With a proposed completion date of October 2011, the Angier-Driver street-

scaping is an actionable project that can be completed in the next three years. The completion of the streetscape 

project would demonstrate the City of Durham’s dedication to East Durham and hopefully restore the residents’ 

faith in the neighborhood by proving that progress is being made. 

The Angier-Driver streetscape was included as a top priority based upon personal accounts, neighborhood recom-

mendations, and field surveys. As previously discussed, disinvestment and decline in the Angier-Driver commercial 

district was intricately tied to the overall deterioration in East Durham. Samuel Jenkins recounted the gradual loss 

of the post office, restaurants, shops, and the Crabtree Pharmacy as a major factor in the neighborhood’s gradual 

decline. Neighborhood gatekeepers and leaders also affirmed the streetscape as a top East Durham priority, both 

in improving the commercial district and improving negative perceptions. Field surveys of the Angier-Driver com-

mercial area indicated extremely high vacancy. Only five storefronts were occupied with two closed—a mosque 

and a barbershop—at the time of the surveys. Other storefronts had boarded windows and chained doors. An 

electrical fire damaged the vacant Atlantic Food Mart in March 2009, indicating that the high vacancy rate has det-

rimental effects upon the safety and health of downtown businesses. 

Similar neighborhood commercial streetscaping projects have had significant impacts on commercial viability and 

Image 5: High commercial vacancy poses  
problems of safety and vitality. 

http://www.durhamnc.gov/departments/eed/streetscape_AngierDriver.cfm
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overall neighborhood health. The Belmont-DeVilliers streetscape program in Pensacola, Florida was undertaken by 

the City of Pensacola Community Redevelopment Agency as a catalyst project to revitalize the historically African-

American business district. Once containing a grocery store, pharmacy, furniture store, doctor, restaurants, jazz 

club, and bakery, Belmont-DeVillers had fallen into high vacancies, adult establishments, and industrial uses by the 

1980s and 90s. The City’s streetscape initiative has been able to gradually transform the commercial district 

through decorative sidewalks, historic lighting, signage, and landscaping. Today Belmont-DeVillers is home to pro-

fessional offices, diners, an arts center, and a music venue—destinations that pay tribute to the neighborhood’s 

vibrant past (City of Pensacola, 2004). 

Roadblocks in the successful implementation of the Angier-Driver streetscape could occur at various levels. Com-

munity interviews indicated skepticism about the project’s ability to exact measurable change in the neighbor-

hood. Stakeholders indicated that the prevalence of abandoned housing and crime would overshadow any poten-

tial benefits from the streetscaping. Financially, the recent economic downturn could threaten numerous munici-

pal projects with budget shortfalls and cutbacks. The Angier-Driver streetscape could potentially face delays or cut-

backs. Politically, the support of elected officials and City staff is key in the successful completion of the street-

scape. The Angier-Driver district must be a priority for Durham leaders to both ensure project completion and fos-

ter community trust and faith. 

 

Short-Term Priority 2: Provide financial assistance to facilitate clean-ups & physical improvements  

Organized clean-ups and general physical improvements of the neighborhood are vital to the revitalization of East 

Durham. According to community leaders, in order to transform the perception of the East Durham, the community 

must begin to change their outward appearance.   

Community residents have already organized neighborhood clean-ups and seek only financial assistance to con-

tinue to facilitate their progress. Several community members expressed that they would like the City of Durham 

to allocate funding for paint and other materials. With financial assistance, organized work parties can form to 

clean up yards, streets, and porches along with other physical improvements such as painting and landscaping.  

Preservation Durham, Preservation North Carolina, and Neighborhood Improvement Services have already ex-

pressed an interest to facilitate these work parties as a joint effort with residents to beautify the neighborhood 

and instill a sense of pride, but who lack the funding to do so. With funding from the City, these work parties could 

achieve a huge visual difference in a short amount of time and help with the overall perception of the neighbor-

hood. 

In Bloomington, Indiana, the City provides both Simple and Small Grants (which provide neighborhoods the oppor-

tunity to initiate projects that require $1,000 or less) and Neighborhood Improvement Grants (which provide fund-
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ing for nontraditional capital projects with community-wide benefit) (City of Bloomington, 2008). Both grants are 

provided upon completion of an application. The City of Bloomington provides insight on how the City of Durham 

could help East Durham residents affect change in their own neighborhood through participation and involvement 

in the neighborhood improvement process.  

 

Short-Term Priority 3: Tree renewal along the Driver Street corridor 

The issue of aesthetics continues to be an important area for improvement in East Durham. As the aging trees 

along the Driver Street corridor come to the end of their life cycle, there is the risk of diminished physical attractive-

ness and loss of historic character.   

Neighborhood stakeholders identified the aging trees found along the Driver Street corridor as a top short-term 

priority. As trees follow a linear life cycle, advanced planning must be done to overlap life cycles. It is important for 

the character of the neighborhood that this foliage is maintained. The current trees are almost at the end of their 

life cycle and if they are not removed (and replaced) the weak trees can easily be uprooted in a storm, which has 

the potential to destroy power lines and damage homes. Residents expressed that they would like the trees to be 

replaced by new trees with longer life spans, a goal that can be achieved in a relatively short amount of time. Fur-

thermore, these trees add beauty and character to historic East Durham by providing a shady canopy along the 

main corridor of the neighborhood.  

The City of Pittsburgh addressed this issue in 2005 through the City Forestry Divisions “Urban Tree Renewal Pro-

gram.” This program successfully doubled the number of trees within the city. By providing funding and mainte-

nance as well as allowing citizens to purchase and plant trees, Pittsburgh was able to add a much needed aesthetic 

improvement to the city (City of Pittsburgh). The City of Durham’s Urban Forestry division provides similar arbori-

culture service and consultation to maintain and protect trees on City property and in the rights-of-way (General 

Services Department). The Neighborhood Street Tree Planting Partnership could be mobilized to address the ap-

proaching end of life cycle. As the Partnership provides replacements for mature trees that have been removed 

and seeks to plant street trees in low to moderate income neighborhoods, this neighborhood priority does not re-

quire the creation of a new program or agency, but the utilization of an existing avenue.     

Roadblocks in the successful implementation of the tree renewal project occur on the financial level. A compre-

hensive tree replacement is costly and could be viewed as politically unpopular in lean budget times. With funding 

from the General Fund and grants, the Neighborhood Street Tree Planting Partnership may not be actively funded 

as budget priorities are strained.     
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Long-Term Priorities 

Long-Term Priority 1: Improve the commercial viability of the Angier-Driver business district 

Disinvestment along the Angier-Driver intersection and commercial core is a major issue that includes several inter-

related concerns gleaned from interviews with neighborhood stakeholders. Stakeholders see the revitalization of 

the commercial core as the key to East Durham’s future.   

As discussed previously in the Issues section, East Durham exhibits a lack of wealth and resources. The area was 

once a vibrant commercial hub, but businesses and institutions left the neighborhood in the 1990s. A full spectrum 

of businesses operated during this time including restaurants, cleaners, drug stores, banks, and a post office. What 

was once a vibrant commercial core has become a representation of the many issues that plague this area.  

The vacant commercial core drastically affects larger community perceptions regarding East Durham’s viability.  

Residents recounted that the Angier-Driver intersection serves as the southern gateway to the neighborhood and 

is the image that sets the tone for the entire area. With an overall perception of disinvestment and decline, resi-

dential vitality and growth suffer. Though issues of housing stock and commercial vitality are treated separately, 

they are intricately related in the overall health of the neighborhood. Businesses, therefore, can help facilitate the 

growth of a dynamic neighborhood by filling vacant storefronts, bringing retail options into the neighborhood, and 

creating entrepreneurial role models.   

The Michigan Municipal League has turned its attention to the state’s declining urban business cores. With in-

creased crime, fewer jobs, and crumbling infrastructure, these commercial cores have seen businesses relocate to 

more attractive suburbs, with residents following the decline. The Michigan Municipal League has responded to 

this deterioration through property tax abatements and exemptions, obsolete property and rehabilitation credits, 

single business tax credits, and neighborhood enterprise zones (Michigan Municipal League, 2009). While cities like 

Durham often spend millions of dollars on incentives to attract big businesses and industries, an appropriately-

scaled incentive program could draw neighborhood businesses to the Angier-Driver corridor. The City of Durham’s 

Office of Economic and Workforce development is developing a financial assistance program that includes loans 

and façade grants to attract small businesses to the city’s neighborhood commercial districts. While Joseph Bush-

fan received several grants and donated technical assistance for his businesses on Angier Avenue, these incentives 

were not standard procedure. As small businesses and other entrepreneurs face additional hardships in the private 

financial sector, the City of Durham may be able to fill the gaps in their financial needs.   

 

Long-Term Priority 2: Improve Housing Stock  

The issue of insufficient or low quality housing stock encompasses several interrelated concerns regarding residen-

tial units in East Durham, including vacant and abandoned houses. Interviews with neighborhood stakeholders 
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highlighted these concerns and brought them to the forefront of the Neighborhood Revitalization Plan. 

An aspect of the larger housing stock issue is the presence of vacant or abandoned houses. Many homes appear 

neglected with most of the windows and doors boarded up and with unkempt yards. Houses in this state are wide-

spread in this neighborhood and represent a greater community concern. The Uplift East Durham community or-

ganization has expressed a continual commitment to increasing homeownership. However, although homeowner-

ship is vital to a healthy community, opportunities for improved rental options should be included in the neighbor-

hood plan. While vacant housing is an issue in the neighborhood, absentee and delinquent non-local property 

owners can impact the community negatively as well. These property owners and landlords may not necessarily 

care for their properties or monitor their tenants, jeopardizing neighborhood stability. 

Land banks like the Genesee County Land Bank in Flint, Michigan provides insight into how vacant homes and 

abandoned lots can be used to reduce crime, increase property values, and improve neighborhood appearance. 

The Land Bank’s mission is to “manage land obtained through foreclosure, gift, or purchase in such a way as to re-

turn those properties to the tax roll, when appropriate, to a higher and better condition than when re-

ceived” (Genesee County Land Bank, 2008). Genesee County is able to acquire abandoned land through the fore-

closure process and determine the best use of that land. The GCLBA collects land for transfer to adjacent home-

owners, develops long and short-term green spaces, and assembles land for new housing and commercial develop-

ment. The Land Bank also renovates properties both for sale and rent to qualified tenants with a rent-to-own op-

tion. The objective is to restore the integrity of the community by removing dilapidated structures and redevelop-

ing abandoned properties for a variety of uses. The Land Bank also allows residents and neighborhood organiza-

tions to adopt a vacant lot in order to beautify their neighborhood.   

 

Long-Term Priority 3: Reduce crime and fear of crime   

Crime is often the most publicized issue facing East Durham. Though Operation Bull’s Eye has reduced incidents of 

crime, a long-term sustainable solution is necessary.      

While crime has reduced in recent years as a result of the Durham Police Department’s stringent crime fighting 

strategy, Operation Bull’s Eye, this short-term project will eventually phase out and a new manageable long-term 

crime prevention strategy will need to be implemented. Many residents argue that East Durham is in fact a safe 

neighborhood, but the fear of crime is prevalent and skews perception of the neighborhood. A sustainable crime 

prevention strategy that builds upon East Durham’s assets and capacity will both reduce crime and shift neighbor-

hood perceptions. 

The United States Department of Justice offers a crime prevention strategy that could achieve these goals, the 

Weed and Seed program. The Weed and Seed is a program sponsored by the Community Capacity Development 

http://www.thelandbank.org/aboutus.asp
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Office of the Department of Justice that aims to prevent, control, and reduce violent crime, drug abuse, and gang 

activity in targeted high-crime neighborhoods across the country (Department of Justice, 2009). The strategy in-

volves a two-pronged approach: law enforcement agencies and prosecutors cooperate in "weeding out" violent 

criminals and drug abusers, while public agencies and community-based private organizations collaborate to 

"seed" much-needed human services, including prevention, intervention, treatment, and neighborhood restora-

tion programs into the community (Department of Justice, 2009). Considering that the neighboring Hayiti commu-

nity is a designated Weed and Seed site, the program could be expanded to East Durham to prevent crime and 

change perceptions. Neighborhoods like Coatesville in Chester County, Pennsylvania have implemented the Weed 

and Seed strategy as part of their neighborhood revitalization plan. The City of Coatesville attributes part of the 

neighborhood’s success to the strategy’s ability to enhance public safety and improve the quality of life for its resi-

dents (City of Coatesville, 2009). 

 

Additional Priorities 

Stakeholder input and research revealed additional neighborhood priorities not discussed previously. These priori-

ties range from youth activities to expanding nutritional options. These various priorities and accompanying ac-

tions are outlined in Figure 13 on the next page. 
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The following Implementation and Evaluation Plan is the culmination of public input, data analysis, and creative 

visioning—East Durham’s priorities and goals translated into a set of concrete tools and strategies to shape a vi-

brant future. These tools reflect a conscious neighborhood planning process intended to holistically address the 

neighborhood’s concerns while drawing upon assets and opportunities to foster a viable greater Northeast Central 

Durham.  

 

Overview 

With these two neighborhood goals clearly defined, the fol-

lowing Implementation and Evaluation Plan will focus on 

two priorities:  

1) A Viable Angier-Driver Commercial District, and  

2) A Stable and Diverse Residential Neighborhood.   

These two encompassing priorities have been detailed into 

sub-goals to address them holistically. This section will ex-

plain the what, how, who, when, and where of East Dur-

ham’s future vision. The what, the two main priorities, was identified by East Durham residents in the public input 

process. The how, the specific policies and programs to be discussed further, translates these larger goals into con-

crete, implementable action strategies (see Figure 14). Described in more detail, the who aspect of the Plan out-

lines management and funding for these policies, identifying opportunities for cooperation (see Figure 15). While 

the when outlines a timeline for evaluation of these tools, the where differentiates between a commercial or resi-

dential intervention (see Figure 15).     

 

The Action Strategies 

The following Action Strategies, the how that will achieve East Durham’s short-term and long-term goals, are con-

crete programs and policies to address neighborhood concerns from various angles.   

Commercial Façade Grants and Design Assistance: Commercial façade grants and design assistance can be used 

to encourage small businesses to locate on the Angier-Driver commercial corridor. While the district’s historic 

storefronts would be an asset to a neighborhood business, they would most likely require significant improve-

ments and removals of noncontributing additions to be eligible for Historic Rehabilitation Tax Credits. Small 

grants for physical improvements and time donated by architects and historic preservationists could lower the 

barriers to locating along Angier-Driver. 

Part III: Implementation Plan 

Image 6: A dirt road in East Durham 
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Low-Interest and Forgivable Loans: Small low-interest and forgivable loans could enable small business owners to 

locate along Angier-Driver with greater ease. Many small businesses are unable to pass strict underwriting stan-

dards in the private sector, a market failure that hinders entrepreneurial development. Small loans are often dif-

ficult to acquire in the private market with high fixed costs and perceived low profitability to the lender. Munici-

palities would not have to require the high returns seen in the private lending sector and could lend to a wider 

range of clients. 

Municipal Loan Guarantees: As discussed above, small businesses are often unable to acquire funding in the pri-

vate market. A municipal loan guarantee could assist small businesses in opening credit by reducing the financial 

risk to the private lender. The municipality would therefore not duplicate services, but make them more effi-

cient. 

Property Tax Abatements: Property tax abatements and exemptions will encourage small businesses to locate in 

East Durham by lessening their financial burden in the crucial first few years of operation. Property taxes could 

be exempted outright or delayed for an initial period with later repayment options. Such tactics are often used 

for large businesses and industries and could be easily scaled to encourage small businesses. 

Small Business Assistance: Technical assistance to small businesses could facilitate both business creation and 

expansion in East Durham. Business plans, partnerships, legal technicalities, accounting, and software can all pre-

sent challenges for a small business owner. Low-cost classes and advice through local partnerships can guide en-

trepreneurs through the high-casualty phases of business growth and expansion. 

Financial Assistance for Renovations: Small-scale financial assistance for renovations, both commercial and resi-

dential, can encourage commercial viability and residential stability. This assistance could take the form of 

grants, low-interest or interest free loans. With a high percentage of low-income and elderly residents, physical 

maintenance of aging homes can present a challenge for homeowners. Updating long-vacant businesses could 

also be cost-prohibitive for entrepreneurs. 

Durham Neighborhood Commercial Streetscaping: As discussed previously, the proposed Angier-Driver street-

scape project has the potential to serve as a catalyst for commercial redevelopment and neighborhood change 

throughout East Durham. The successful completion of the streetscape would send the clear message that East 

Durham is a municipal priority.  

Proactive Rental Inspection Program: A proactive rental inspection program like the City of Burlington, New Jer-

sey’s could encourage safe and well-maintained rental housing. Rental properties in Burlington are inspected an-

nually and after each tenant turnover. While similar programs assess a fee on the landlord, neighborhoods like 

East Durham with substantial renter populations could benefit from better maintained income-producing prop-
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erties.   

Infill Housing Prototypes: Infill housing prototypes could encourage a diverse mix of housing options and a com-

plete residential fabric with few vacant lots. These prototypes could be developed with time donated by archi-

tects and by local architecture students to facilitate infill construction. A range of single family, duplex, triplex, 

and accessory dwelling units could be designed and kept on file with the City of Durham to reduce costs to land-

owners when planning an infill project.   

Neighborhood Marketing Program: A neighborhood marketing or branding campaign could encourage both com-

mercial and residential growth by shifting negative perceptions and attracting new investment. Such a campaign 

could fill an information gap with the help of local realtors, property managers, and community groups to involve 

the private sector in East Durham’s revitalization. 

Financial Assistance for Clean-Ups and Maintenance: As discussed previously, small-scale financial assistance for 

neighborhood clean-up events and community maintenance could enable existing community capacity to make 

great improvements in East Durham. Neighborhood organizations like Uplift East Durham and Preservation Dur-

ham already engage in these activities, but could make a greater impact with minimal financial assistance for 

supplies and materials. 

First-Time Homebuyer Incentives: While Uplift East Durham encourages young homebuyers to locate in East Dur-

ham, municipal first-time homebuyer incentives can also support residential vitality and stability from a financial 

avenue. Down payment and closing cost assistance has the potential to reduce some of the barriers to home-

ownership while stabilizing and preserving East Durham’s stock of historic homes. 

Streamlined Permitting Process: Complicated, time-consuming, and tedious permitting can often discourage and 

exhaust business owners and homeowners from upgrading their properties. A process streamlined and adapted 

for historic properties could facilitate property improvements by reducing barriers. 

Rental Registration and Landlord Education: A comprehensive rental property registration database could facili-

tate code enforcement through standardized information. Continually delinquent property owners or problem-

atic tenants could also be tracked over time to ensure that complaints are enforced. As a component of the data-

base, the Durham Association of Realtors could offer landlord education courses to help property owners rent to 

responsible tenants and deal with issues that may arise.  

Inclusive, Strong Resident and Business Associations: While East Durham is home to a business association, its 

activities are mainly community-centered rather than focused on encouraging and supporting new businesses.  

Expanding this organization’s influence and strengthening connections to the other commercial districts in 

Northeast Central Durham—Wellons Village and Old Five Points—could foster synergistic commercial interests 
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and promote a viable greater community. East Durham is also home to Uplift East Durham, a grassroots organi-

zation intended to promote homeownership, but it lacks an inclusive, comprehensive neighborhood organiza-

tion. An organization that includes both renters and homeowners could unite these stakeholders and foster 

stronger neighborhood ties while supporting diversity.  

 

Potential Agency Creation and Proposed Action Strategies  

While Tax Increment Financing (TIF) has not been widely used in North Carolina, Northeast Central Durham is ideal 

for the creation of a TIF district. As TIF districts leverage the future tax revenues of generally low-income and disin-

vested areas, Northeast Central Durham has the potential to generate substantially greater tax revenues over 

time. Though TIF is often politically unpopular, TIF districts dedicated to affordable housing are often more attrac-

tive. Traditionally used to finance public infrastructure and amenities, these dedicated housing TIF revenues could 

fund and incentivize affordable housing in ways that would be otherwise unaffordable to local governments. 

Though affordable housing TIF (AHTIF) is not the conventional use of the mechanism, they are gaining popularity 

and should be explored by the City of Durham as a long-term investment and revitalization strategy for Northeast 

Central Durham.   

A NECD AHTIF district could incentivize and fund affordable housing in the following four ways. Other municipali-

ties and agencies have used these action strategies alone and in conjunction to revitalize residential areas and en-

sure their continued livability.   

1. Affordable Housing Infill Construction: TIF revenues are a source of funding for affordable housing infill con-

struction and new construction to replace aging units. Housing Authorities and municipal agencies can use these 

funds to acquire land and construct units either for sale or for rent. This investment creates better economic 

value for the community by improving vacant or underutilized land and providing safe, affordable housing op-

tions. Such an affordable housing investment is not only intended to improve the property itself, but to stimulate 

a broader economic revitalization in the surrounding area.   

2. Housing Rehabilitation: AHTIF revenues can be used to rehabilitate and 

modernize outdated and declining existing affordable units. The Phoenix 

Park Redevelopment Project in Sacramento is an example of such a rehabili-

tation where TIF revenues funded a multi-tiered revitalization. The Phoenix 

Park development was built as privately-owned senior condos in the 1960s, 

but had fallen into severe disrepair and fostered criminal activity and vio-

lence by the 1990s. Prior to the rehabilitation in 2001, over half of the buildings were declared substandard and 

the neighborhood was one of the most crime-ridden in the city. The Sacramento Housing and Redevelopment 

Image 7: A dilapidated home in East 
Durham  
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Agency’s holistic revitalization strategy utilized TIF revenues to acquire the development and finance a quarter of 

the $84 million project that included crime reduction, design improvements, and the construction of a new com-

munity center (Phoenix Park Revitalization Project, 2008) 

3. Incentives to Private Developers: TIF revenues are typically used to encourage private investment through pub-

lic expenditures. This tactic can also be used to incentivize private developers to build affordable housing. TIF-

funded assistance in property acquisition, renovation, asbestos removal, operating costs, property taxes, debt 

service, and transportation improvements can help offset costs for developers. These incentives can be used for 

both rehabilitation and new construction and are flexible to suit each project’s needs. The State of Maine’s Hous-

ing Authority adopted AFTIF in 2004, allowing local governments to designate TIF districts to fund housing-

related costs as an incentivizing tool (Affordable Housing Tax Increment Financing, 2008). 

4. Affordable Housing Land Trust: TIF can be used to preserve existing affordable housing in communities that 

are at risk of gentrification. As TIF is intended to increase property values in the designated district, preserving 

the neighborhood’s character and affordability is often a concern. Increases in property values in these areas are 

used to fund community land trusts, land banks, or non-profits to help preserve affordable housing and renting 

options. In order to preserve affordable housing options in the booming inner-city neighborhood of East Austin, 

the City of Austin created a Homestead Preservation District in 2007 (Dunbar, 2007). Increased tax revenues are 

directed towards the district’s community land trust and land bank or to other non-profit affordable housing de-

velopers (City of Austin, 2008).   

Since the investigation into an Affordable Housing Tax Increment Financing district is purely advisory, the Action 

Strategies discussed above will not be related to the following two top priorities. Figure 14 illustrates their ability 

to achieve the sub-goals related to Priority 2: A Stable and Diverse Residential Neighborhood. As AFTIF funded pro-

grams would require the creation of a new authority and extensive time and agency collaboration, the TIF Action 

Strategies will stand alone.   

http://www.shra.org/Content/CommunityDevelopment/PhoenixPark/PhoenixParkTOC.htm
http://www.mainehousing.org/PROGRAMSTaxIncrement.aspx?ProgramID=27
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Priority 1: A Viable Angier-Driver Commercial District 

The overarching goal of fostering the Angier-Driver commercial district’s viability is broken down into three sub-

goals that detail the interrelated aspects of this crucial priority. These sub-goals define both immediate measures 

to be taken, as well as ongoing and long-term strategies to revitalize the commercial district. Figure 14 outlines 

these sub-goals and provides links to the Action Strategies defined previously.    

An Attractive and Accessible Streetscape         

The Office of Economic and Workforce Development’s proposed Neighborhood Commercial Streetscaping pro-

ject and financial assistance for clean-ups and maintenance have the potential to encourage an attractive and 

accessible streetscape. These Action Strategies function both at the municipal and community levels. 

Well-Maintained and Attractive Historic Facades 

Various programs and incentives could encourage well-maintained and attractive historic facades along the An-

gier-Driver commercial district. Façade grants, design assistance, loan assistance and guarantees, renovation as-

sistance, and a streamlined permitting process will foster physical improvements to the district’s historic façades, 

lending a visual image of vitality and commercial revitalization.  

A Diverse Mix of Neighborhood Services and Businesses 

A variety of incentives and programs can be used to encourage and support a diverse mix of neighborhood ser-

vices and businesses to meet East Durham’s needs. Façade grants, design assistance, financing, loan guarantees, 

property tax abatements, technical assistance, and renovation assistance can promote commercial diversity from 

a financial and capacity standpoint. A neighborhood marketing campaign, streamlined permitting process, and 

strengthened business association will also encourage commercial diversity through increased community sup-

port and logistical ease.   

      

Priority 2: A Stable and Diverse Residential Neighborhood 

As East Durham looks to a future rooted in its rich history and diverse population, fostering a stable and diverse 

residential neighborhood is a fundamental priority. This broad priority is delineated into four sub-goals to address 

the objective holistically. These sub-goals outline both immediate measures to be taken, as well as ongoing and 

long-term strategies to encourage a vibrant residential neighborhood. Figure 14 outlines these sub-goals and pro-

vides links to the Action Strategies defined previously.      

Well-Maintained and Attractive Private Homes 

Various incentives and programs can be utilized to foster well-maintained and attractive private residences.  

Small-scale financial assistance for renovations, clean-ups, and home maintenance by community members can 

encourage attractive private homes from a monetary standpoint. A streamlined permitting process will facilitate 
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private renovations, while a neighborhood marketing program will infuse new capital and investment into East 

Durham. Finally, an inclusive, strengthened neighborhood association will further develop community relation-

ships, enabling increased capacity and collaboration to achieve East Durham’s physical goals.  

Responsible Landlords and Rental Properties 

As a diverse mix of housing options are crucial in the development of an inclusive neighborhood, safe and attrac-

tive rental properties can be achieved through several regulatory strategies. A proactive rental inspection pro-

gram can identify maintenance and tenant issues on a regular basis, while a rental registration program can pro-

vide updated and centralized contact information for landlords so issues can be addressed promptly. Landlord 

education courses will enable property owners to make responsible decisions when selecting tenants and identi-

fying issues. Finally, an inclusive neighborhood association will enable renters to get involved in the community 

and feel vested in its well-being, while empowering renters to make informed decisions about their landlord-

tenant relationships.    

A Diverse Mix of Housing Options 

In maintaining East Durham’s historically diverse population, a variety of housing options at a range of price 

points is crucial. Encouraging responsible rentals as discussed above is one aspect of this residential diversity.  

Promoting infill construction through a prototype database with streamlined permitting will enable the private 

sector to fill unmet housing demands. First-time homebuyer incentives and a neighborhood marketing campaign 

will build upon Uplift East Durham’s mission of attracting young homeowners to the neighborhood. 

A Complete Residential Fabric 

Fostering a complete residential fabric with a low vacancy rate and few empty lots is crucial in returning East 

Durham to its residential vibrancy. A combination of the programs and incentives discussed previously will 

achieve this goal from a variety of angles. Financial assistance for renovations will encourage vacant homes to be 

updated and returned to vibrant occupancy. Infill housing design prototypes can reduce barriers to private con-

struction, while a streamlined permitting process will further reduce roadblocks to private rehabilitations. First-

time homebuyer incentives and neighborhood marketing will attract new residents to East Durham, infusing the 

community with enthusiasm.   

 

Implementation and Evaluation Plan 

The following Implementation and Evaluation Plan of Figure 15, the who and when related to East Durham’s revi-

talization priorities, will outline the agencies or departments who could implement the Action Strategies discussed 

previously (see Figure 14). The table also describes each sub-goal’s timing, potential cost, funding sources, and 

evaluation schedule.   
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The funding sources described in the table are both currently available to the City of Durham and potential ave-

nues that should be explored. Specifically, the U.S. Department of Housing and Urban Development offers numer-

ous programs that align with the general goals for East Durham’s revitalization.   

Renewal Community Tax Incentives: Renewal Community tax incentives are worth approximately $5.6 billion to 

eligible businesses of all sizes in Renewal Communities. These incentives encourage businesses to open, expand, 

and to hire local residents. The incentives include employment credits, a 0 percent tax on capital gains, acceler-

ated depreciation through Commercial Revitalization Deductions, and other incentives (Community Renewal Ini-

tiative, 2008). 

Empowerment Zone Tax Incentives: Empowerment Zone tax incentives are worth approximately $5.3 billion to 

small and large businesses in Empowerment Zones. These incentives encourage businesses to open and expand 

and to hire local residents. Empowerment Zone incentives include employment credits, low-interest loans 

through EZ facility bonds, reduced taxation on capital gains, and other incentives (Community Renewal Initiative, 

2008). 

Self-help Homeownership Opportunity Program (SHOP): SHOP provides funds for non-profit organizations to 

purchase home sites and develop or improve the infrastructure needed to set the stage for sweat equity and vol-

unteer-based homeownership programs for low-income families. (Self-Help Homeownership Opportunities, 

2008). 

Homeownership Zone: The Homeownership Zone program allows communities to reclaim vacant and blighted 

properties, increase homeownership, and promote economic revitalization by creating entire neighborhoods of 

new, single-family homes, called Homeownership Zones. Homeownership Zones usually consist of several hun-

dred new homes in a concentrated target area near major employment centers. (Homeownership Zones, 2008).     

http://www.hud.gov/utilities/intercept.cfm?/offices/cpd/economicdevelopment/library/taxincentivesrc.pdf
http://www.hud.gov/utilities/intercept.cfm?/offices/cpd/economicdevelopment/library/taxincentivesez.pdf
http://www.hud.gov/offices/cpd/affordablehousing/programs/shop/
http://www.hud.gov/offices/cpd/affordablehousing/programs/shop/
http://www.hud.gov/offices/cpd/affordablehousing/programs/hoz/


 

 39 

Figure 15:  East Durham Implementation Plan 


